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PURPOSE OF THE PLAN

The purpose of this document is to update the Adopted 1974 Consolidated Master Plan for the Southwest
Quadrant area and to adopt a 1988 Southwest Quadrant Area Plan as part of the City’s new Master Plan.
The 1988 Plan, once adopted, will serve as the basis for future City Council policy initiatives and actions
affecting land use, zoning, capital improvements and programs in the Southwest Quadrant area.

ORGANIZATION AND CONTENTS

The Southwest plan is organized into two sections: Background and Issues and Plan Recommendations.
The first section reviews and analyzes existing conditions and trends in the study area including physical
description, demographics, land use, zoning, economic development activities and trends transportation
and urban design. This section also retraces past City policies including adopted plans, rezonings resolu-
tions and capital improvement programs. Based on this analysis this section identifies issues which need
to be addressed in the plan for the area.

The second section lists the goals, objectives and specific recommendations on land use, zoning, trans-
portation and urban design.

PLANNING PROCESS

This plan has been developed in consultation with citizens, property owners and community and busi-
ness groups, through a series of meetings which included review of existing conditions and trends in the
Southwest Quadrant area, identification of issues, review of the 1974 Master Plan and review of plan
recommendations.

The final draft of this plan will be sent to the Master Plan Task Force for review and to the Planning
Commission and City Council for review and adoption. Once approved, the plan will be referred to the
Zoning Task Force for input into the City-wide zoning code revision effort. Based on the approved plan
and revised zoning code, the City will proceed with implementing appropriate rezonings in the area.

\
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DESCRIPTION OF AREA

The Southwest Quadrant area is located in Planning District 1 in the eastern third of the City. The area is
bounded generally by South Washington street on the east, Hunting Creek (City line) on the south, South
Payne Street on the west, and by Wilkes and Wolfe Streets on the north. (See Map 1.)

The Southwest Quadrant area is characterized by major north/south and east/west roadways and other
man-made and natural features which somewhat isolates the area and which internally creates barriers
between neighborhoods. Washington Street, a major north /south arterial, forms the eastern boundary
and divides "Old Town East” from "Old Town West.” Frankiin Street, an east/west arterial which runs
through the area, separates residences in the Dip Renewal area from residences immediately south. Pat-
rick Street (Route 1), a six lane north/south highway, is a major barrier dividing residential areas to the
east and west.

Wilkes Street, an old railroad right of way which connected the waterfront to the Southern Railroad yard,
forms part of the northern boundary. The other portion of the northern boundary is the large ten acre
Southern Railroad property whose tracks create an effective barrier between the residences to the south
and heavily trafficked Duke Street to the north.

Another effective barrier isolating and protecting residences in the western portion of the study area is the
National Cemetery which separates the residential community from Hooff's Run and from the industrial
uses in the Cameron Run Valley. Lastly, the entire area is delineated to the south by the Capital Beltway
and by Hunting Creek.

The Southwest Quadrant has a long and interesting history. The greater portion of the Southwest Quad-
rant was not included within the City boundary until it was annexed by the City some time during the turn
of the century. A portion of the Southwest Quadrant was part of the District of Columbia. The old District
boundary line had an alignment from the corner of South Payne and Wilkes Streets to the corner of South
Washington and Jefferson Streets.

Since the turn of the century the neighborhood has undergone a transformation from predominantly
industrial to residential. In the early 1900’s through the 1920’s land uses in the area consisted of medium
density residential uses such as row houses, industrial uses such as warehouses and factories, and rail-
road facilities which consisted of a roundhouse and repair shops.

Much of the land area south of Jefferson Street was not developed and remained vacant until after the
1830’s. During the 1940's and the 1950’s most of these vacant parcels south of Franklin Street and east of
South Henry Street were developed into row houses and garden apartments.

By the mid-1960’s much of the older housing stock had become dilapidated and had deteriorated beyond
a state of repair. In order to improve physical conditions within the neighborhood, City Council, in the late
1960’s, established the DIP Urban Renewal Program. Under this urban renewal program, dilapidated
residential and commercial structures were either renovated or demolished. Redevelopment in the area
consisted of townhouses, garden and mid-rise apartments, a new church building (Alfred Street Baptist
Church) and several planned office developments. . '
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Demographic Background

The 1988 population of the Southwest Quadrant area is estimated to be approximately 2,331 persons
(Table 1). This represents an increase of 18.9 percent over the number of persons who lived in the area in
1980. This increase is attributable to the increase in the number of housing units that were added to the
housing stock after 1978. Because land area zoned for residential development is almost 100 percent
built out, it is not anticipated that the population will increase significantly.

An estimated 552 persons worked at locations within the Southwest Quadrant area in 1988, not including
self-employed persons. Because this area is primarily residential and redevelopment of non-residentially
zoned properties is limited to a few sites, a significant increase in employment is unlikely.

TABLE 1

Estimated Population
Southwest Quadrant Area

1970" 1980 - 1988
Population 2,069 1,961 2,3312
Housing Units 899 1,100 1,318°
Average No. of
Persons Per Unit 2.30 1.78 1.77%

!SOURCE: U.S. Census. ‘ ' '
SOURCE: Estimates by the Department of Planning and Community
Development based on COG Round 1V Forecasts.
‘?‘SOURCE; Department of Planning and Community Development.

EXISTING LAND USE (Map 2)

The Southwest Quadrant area consists of approximately 171.1 acres. Excluding public right-of-ways such
as streets and alleys, the area contains about 79.5 acres of land area that are subject to land use and
zoning controls. Streets, alleys and the right-of-way for the Capital Beltway consist of 91.6 acres (Table
2). '

Residential Land Use

There are approximately 1,318 dwelling units within the Southwest Quadrant area in 1988. These residen-
tial uses consist almost entirely of medium density rowhouses or townhouses, and mid-rise and garden
apartments. There was a 46.6 percent increase in the number of housing units that existed prior to 1970.
This increase in the number of housing units is attributable to the 447 housing units that were built through
the implementation of the DIP Urban Renewal Program and the 99 housing units that were constructed by
private development without public funding.

Commercial Land Use

Commercial uses cover about 11.5 percent (9.1 acres) of the developed land area. Most of these com-
mercial uses consist of low scale retail shops and low density commercial office uses that are located
along South Washington Street and Franklin Street. These commercial uses such as a bank, grocery
store and restaurant serve the local neighborhood. There are several other commercial uses that are
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located along U.S. Route 1 and Franklin Street. These uses consist of several service stations and an auto
accessories retail store. These uses serve a clientele from a larger market area including commuters
using Route 1. '

Recreational Land Use and Open Space

Approximately 11.5 percent (3.2 acres) of the land area is used for recreational purposes. This recrea-
tional facility, located on Jefferson Street consists of a former school site (Robert E. Lee School) that was
converted to a community and recreational facility.

TABLE 2
Existing Land Use
Southwest Quadrant Area
Land Uses Square Feet Acres Percent
Residential 2,306,688 53.0 66.6 -
Commercial 397,740 9.1 11.5
Mixed Use 50,536 1.2 1.5
Industrial 9,935 0.2 0.3
Park, Open Space
or Recreational 399,175 9.2 11.5
Institutional 24,323 0.6 0.7
Utility 115,718 - 27 3.3
Vacant 157.845 3.6 46
TOTAL 3,462,960 79.5 100.0

Other Land Uses

Public utilities account for 3.3 percent (2.7 acres) of the land area. This public utility consists of an electric
substation which serves the Northern Virginia area.

Mixed use development accounts for 1.5 percent (1.2 acres) of the land area. This mixed use develop- "
ment consists of the Arch Hall town house commercial office and residential development.

Industrial land uses account for only about 0.3 percent (0.2 acres) of the land area. This industrial use
consists of a memorial (headstone) engraving business. This use is associated with the nearby cemeter-
ies that are located along South Payne and Wilkes Street.

The only institutional use in the area consists of an animal shelter that is located in the 900 block of South
Payne Street. This site contains 0.6 acres which represents 0.7 percent of the land area.

Vacant Land

The Southwest Quadrant area contains only about 3.6 acres of vacant land. This represents about 4.6
percent of the developable land area. Vacant properties within the area consist of several small commer-
cially zoned properties that are located on U.S. Route 1 at Franklin Street and a larger residentially zoned
property that is located in the Hunting Creek flood area. Before the iatter property can be developed it
would be necessary to alleviate the flooding conditions. ,



